With the aim of promoting sustainable conservation and development of historic buildings in Hong Kong, the Hong Kong government introduced the Revitalizing Historic Buildings Through Partnership Scheme in 2007 to conserve and revitalize government-owned historic buildings. Since the announcement of the Revitalization Scheme, many people have criticized that the revitalization projects ended up not for the benefit of the local communities. Based on a completed revitalization project (the former North Kowloon Magistracy building) and situated within the literature of revitalization practices, community involvement, community evaluation, and impact assessment, this paper explored how community involvement with the revitalization project might influence the community's evaluation of the project's outcomes. The research found that community connections or involvement with the revitalization project significantly affected the community's evaluation of the project's various impacts.
Introduction
In the current literature on revitalizing obsolescent historic buildings, strategic development plans largely emphasize the conservation and adaptive reuse of original buildings [1] [2] . Empirical studies revealed that when historic buildings possessed no further utilizations, the buildings were often associated with deteriorated economic situations, which would subsequently speed up the decay of these buildings [3] . With regard to the relationship between a building's physical and economic conditions, Harvey eloquently stated that "[economic] capital builds a physical landscape appropriate to its own conditions at a particular moment in time [4] ." Accordingly, many studies highlighted that successful revitalization of historic buildings should seek a satisfactory balance between conservation and adaptive reuse of the original built forms, and the strategy of adaptive reuse was closely related to the economic development of the revitalization projects [1] [5] . After all, historic buildings needed sustained economic investment to refurbish and maintain the buildings [6] . UNESCO also indicated that juxtaposing the multi-objectives (i.e., conservation, adaptive reuse, and economic development) constituted the critical factors to attract commercial investment and facilitate local sustainable development [3] . Therefore, finding new uses associated with active economic activities for the conserved historic buildings was considered essential to successfully achieve revitalization objectives [2] .
In the context of an Asian global city, such as Hong Kong, where economic development has always taken the predominant position in its urban development strategy, heritage has long been criticized as largely neglected. In October 2007, the Hong Kong Special Administrative Region (SAR) government proactively responded to the criticism by introducing the Revitalizing Historic Buildings Through Partnership Scheme to conserve and revitalize local government-owned historic buildings [7] . Under this scheme, the government would pay all initial costs related to the building renovations for subsequent leasing to service providers of social enterprises without expecting them to shoulder these costs. In return, the service providers operated the social enterprises with their own funds [8] . When the application results of the service providers of the revitalization projects in 2009 were announced, numerous debates occurred over the effect of these projects on Hong Kong society. Many people criticized that the proposed Revitalization Scheme ended up not for the benefit of local communities [9] . These contentions are closely related to community evaluations of the revitalization projects' outcomes.
Literature revealed a connection between community satisfaction or favorable evaluation of development projects and community involvement with the projects. Most studies related why community participation was important for high levels of evaluations [10] [11] and how to achieve multi-dimensional urban development objectives through community participation [12] [13] . Comparatively, the issue of community participation in urban development in Hong Kong is unique and different. Hong Kong has often been criticized as an undemocratic executive government-led city, and the situation of community participation in urban development has undergone tremendous changes since the handover of Hong Kong's sovereignty to China after 1997 [14] . Given the context that economic development plays a dominant role in the urban development plans of the Hong Kong government, this study interlinked several key issues, including the revitalization project, community involvement, community proposed both conservation and adaptive reuse of government-owned historic buildings in Hong Kong to maximize the economic and socio-cultural benefits of historic buildings [15] . An outstanding feature of the Revitalization Scheme was that it did not entirely rely on the investment from the government or private sectors. In contrast with traditional public-private partnership (PPP)
projects, which were fully or partially financed by private parties, the Revitalization Scheme proposed to finance all the initial costs of the project covering the renovation of historic buildings. The renovated buildings would then be rented to selected service providers, the non-profit-making non-governmental organizations (NPOs) in the form of social enterprises. Local academics referred to this type of collaborated development model as a social PPP mode [16] . Notably, such financial assistance from the Hong Kong government would only last for the initial two years, and the service providers would need to operate the social enterprises using their own funds afterward [17] .
Since the implementation of the Revitalization Scheme, the Hong Kong society has expressed various concerns about the selection of service providers, especially on the case of the former North Kowloon Magistracy (NKM) building.
Two biggest bidders for the service providers of the revitalization project included a local institution for Cantonese opera, the Chinese Artists Association (CAA), and an American art college, the Savannah College of Art and Design (SCAD). Critics argued that if the former NKM building could serve as the new theatre for the local Cantonese opera, it would contribute to the protection of local opera culture and promote the involvement of the local community in opera activities. The Hong Kong government was suggested to prioritize the local organization (i.e., CAA) because providing more job opportunities to the Hong Kong community was also one of the objectives of the Revitalization Scheme.
Despite this strong suggestion, SCAD eventually won the bid as the service provider of the NKM project [9] . According to the Advisory Committee on Revita-Journal of Building Construction and Planning Research lization of Historic Buildings (ACRHB), the proposal by the CAA was not convincing in terms of its financial capability to run the social enterprise by itself in the future.
Community Participation and Community Satisfaction
Arnstein defined participation as a channel for "the redistribution of power that enables the have-not citizens … to be deliberately included in the future" [18] .
The World Bank defined participation as "an active process whereby beneficiaries influence the direction and execution of development projects rather than merely receive a share of project benefits" [19] . In the first definition, the redistribution of power to the have-not community members was highlighted, which was critically important for community members to effectively participate in urban development. The second definition emphasized the influence of community involvement on the process of urban development projects rather than on the mere outcome. For the purposes of this research, community participation in the revitalization of historic buildings followed the definition by the World Bank. In this research, community participation was defined as an active process, whereby the identified community members or stakeholders influence the decision making, direction, and implementation of revitalization projects as well as the benefit of the projects' outcome in terms of enhancing the overall well-being of the community.
Literature revealed a connection between community satisfaction or favorable evaluation of development projects and community involvement with the projects. From a political perspective, people tended to challenge the paternalistic nature of development plans and initiatives led by the government. Empirical studies demonstrated that people were less interested in the "expert-controlled approach" to development projects because this type of approach tended to prioritize the development aims, which frequently did not benefit the concerned communities [3] . Reid claimed that when community members were involved in development projects, they would likely have the control of the local governing board and the "empowerment" approach, which was associated with the provision of necessary resources to achieve the local community's expected aims [11] .
Therefore, through community participation, community members could express and pursue individual interests as well as the rights and duties of collective well-being [10] . In this manner, community participation enhanced the connections between the community and development projects and facilitated the community to benefit directly or indirectly from the projects. Thus, community participation would potentially increase the community's satisfaction toward the projects [20] [21] . With the local community's involvement in development projects, a mutual understanding was believed to develop between the community and the decision making on the projects, and the community tended to be more satisfied toward the adopted development strategies [3] . In addition, the authorities or decision makers of urban development projects are often con- 
Community Participation in Hong Kong
Generally, Hong Kong is characterized by a top-down and executive-led government jurisdiction in urban planning and development projects. As an undemocratic executive government-led city, the situation of public participation in Hong Kong's urban development has long been criticized by many people.
When Hong Kong was a British-colonized city, public participation in urban development had been considered insignificant [14] . In a "borrowed place, borrowed time," many Hong Kong people did not have a strong sense of belonging and would be satisfied with being able to make a living while the colonial government maintained the law and order [23] . Academics pointed out that, as a British colony, communication was limited between the ruling and ruled classes in the Hong Kong society. Without democracy, many Hong Kong people even waived their rights as "social beings" [24] . In this regard, public participation could hardly become a serious concern in the daily lives of Hong Kong people.
The situation has largely changed since the handover of Hong Kong's sovereignty to China after 1997, and many Hong Kong people have begun to actively seek their rights to participate in city development and heritage conservation matters [14] . Governmental institutions concerned with public participation had the initiative to provide expert advices on sustainable development strategies to the Hong Kong administrative government. As a statutory body, the Council for SD is also responsible for regularly informing the public about urban development issues to promote sustainability in Hong Kong. Despite the objectives of establishing the Council for SD, Cheng criticized that the council had been mainly involved with "steering public education through publicity programmes" [25] . With ineffective governmental institutions, public participation in development projects in Hong Kong can only be classified as "consultation" and "informing" at the tokenism stage against Arnstein's participation ladder [18] .
Case Study of the Former North Kowloon Magistracy Building
The revitalization of the former NKM building was selected as the case study in in Hong Kong [26] . The building had four magistrates courts as well as one juvenile court on the lower levels and government offices on the upper levels. In Hong Kong's history, a magistrates court handled minor offenses, such as prostitution, littering, and traffic [16] . Architecturally, the NKM building was a representative example of civic buildings of that period ( Figure 1 ).
Data Collection
The research used impact assessment indicators to examine the situation of Hong Kong community's evaluation of the concerned revitalization project. To derive the corresponding indicators, the method of social impact assessment (SIA) was adopted, which was used to assess the social consequences that were likely to result from development projects [27] . Mathur claimed that SIA was a tool that could help decision makers in foreseeing the likely negative impacts of their actions such that necessary measures could be undertaken in time to prevent these impacts [28] . The primary purpose of SIA is to create a more sustainable and equitable human environment. According to Vanclay, ideal SIA indicators should trigger the impacts across other domains when changes in one domain occurred [29] . Good SIA practice should accept that multi-perspective impacts are inherently and inextricably interconnected. , the present study generated a list of impact assessment indicators, and on the basis of the list, a set of questions were further developed (Table 1) .
By implementing impact assessment, the key affected stakeholders in the NKM case were first identified. In this research, community members or stakeholders in the revitalization projects were defined as "those who can influence the project process and/or final results, whose living environments are positively or negatively affected by the project, and who receive associated direct and indirect benefits and/or losses" [32] . Based on field survey and face-to-face interviews with the local community, the key stakeholders in this research mainly included the project contractor workers, project end-users (SCAD HK), local residents, and the public or the concerned group. The connections between the identified key stakeholders and the NKM project are indicated in Table 2 . From
May to September 2011, a semi-structured questionnaire survey had been conducted. A total of 135 respondents had been surveyed. As an art college, the end-user of the NKM building (SCAD) offers courses similar to those of the design school of the local nearby university. The staff members and students from art-and design-related departments in the local university might be affected by the outcome of the revitalization project.
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Aside from the questionnaire survey, two site visits to the NKM building were organized by the research team, which were followed by focus group discussions to solicit the participants' views on the effectiveness and various impacts of the project. The focus group discussions would enhance the comprehension of the findings from the previous questionnaire survey. A total of 109 participants had been invited to join a guided tour to the NKM building. Each tour lasted approximately 45 minutes, and it was guided by the SCAD HK admissions staff.
Data Analysis
In the questionnaire survey, all the respondents were requested to rate their degree of agreement with each question in a five-point Likert scale, where 1 means "totally disagree" and 5 means "totally agree." The respondents' levels of involvement in the NKM project were also reported in the five-point Likert scale.
In data analysis, the mean scores of each question and various impact of the project were analyzed through multiple regression (MR) and correlation analysis to examine the relationships among the variables. In MR, both enter and stepwise methods were applied.
By definition, the MR uses the independent variables whose values are known to predict the single dependent value, and correlation analysis measures the association between quantitative variables without distinction between the independent and dependent variables [33] . These methods could meet the research objective to explore the relationship between various factors and the multi-perspective impacts of the revitalization project. In the study, SPSS software was utilized to conduct the corresponding analysis. Various impacts of the NKM project (i.e., social, cultural, economical, as well as overall impacts) were selected as dependent variable. Six variables were considered as independent variables, namely, gender, age, education, project involvement, employment, and income.
Social Impact as Dependent Variable
First, social impact was selected as the dependent variable. Through enter method, the regression result as expressed in Table 3 showed that, compared with other factors, the interviewee's involvement in the project had a positive and significant influence on the project's social impact at the significance level of 0.00. This finding was also observed through the stepwise regression analysis. In the stepwise regression result, the other independent variables except the level of involvement, such as gender, age, education, employment, and income, were automatically removed from the equation because of their low statistical contribution to social impact.
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Cultural Impact as Dependent Variable
Second, cultural impact was selected as the dependent variable. Through enter method, the regression result as expressed in Table 4 showed that, compared with other factors, the interviewee's gender and education level negatively contributed to the project's cultural impact, while their involvement in the project had a positive influence on the project's cultural impact. This finding was also observed through the stepwise regression analysis. In the stepwise regression result, the independent variables, such as age, employment, and income, were automatically removed from the equation because of their low statistical contribution to cultural impact.
Economical Impact as Dependent Variable
Third, economical impact was selected as the dependent variable. Through enter method, the regression result as expressed in Table 5 showed that, compared with other factors, the interviewee's education level negatively contributed to the project's perceptual economical impact, while their involvement in the project had a positive and significant influence on the project's economical impact. Both factors were at the significance level of 0.00. This finding was also observed through the stepwise regression analysis. In the stepwise regression result, the independent variables, such as gender, age, employment, and income, were automatically removed from the equation because of their low statistical contribution to economical impact. Journal of Building Construction and Planning Research 
Overall Impact as Dependent Variable
At last, the overall impact, including social impact, cultural impact, and economical impact, was selected as the dependent variable. Through the enter method, the regression result as expressed in Table 6 resembled the features when economical impact was set as the dependent variable. The interviewee's education level negatively contributed to the project's overall impact, while their involvement in the project had a positive and significant influence on the overall impact. Both factors were at the significance level of 0.00. This finding was also observed through the stepwise regression analysis. In the stepwise regression result, the independent variables, such as gender, age, employment, and income, were automatically removed from the equation because of their low statistical contribution to overall impact. The MR results demonstrated that the level of the interviewee's involvement with the project and education level were the two most significant factors on the B. Q. Zhai, A. P. C. Chan Journal of Building Construction and Planning Research project's various impacts. The level of involvement with the project positively and significantly contributed to the project's impacts. At the same time, the interviewee's education level was negatively associated with the project's cultural, economic, and overall impacts. To examine the relationships among the various impacts and the two most significant factors, this research carried out correlation analysis ( Table 7) . The relationship between any two variables was expressed through correlation coefficient, which was represented by a value within the range from −1.00 to +1.00. A correlation coefficient > 0.00 implied a positive correlation between the two variables. A correlation coefficient equaling 0 implied no correlation. A correlation coefficient < 0.00 implied a negative correlation between the two variables.
Discussion
Correlation of Respondents' Views on the Project's Various Impacts
The correlation analysis result (Table 7) indicated no negative correlation between any two impacts. In the respondents' perspectives, the development of social and cultural aspects did not conflict with the economic development of the revitalization project. The economic impact, which was expressed from Q7 to Q9, was significantly and positively correlated with the cultural impact, which was expressed from Q4 to Q6. In addition, the economic concerns in Q7 and Q9 were positively correlated with both the social and cultural impacts, which were expressed from Q1 to Q6, at the significance level of 0.00. These phenomena implied that concerns on social development and heritage conservation could significantly contribute to the economic development of the NKM project. The revitalization project of the NKM building through conservation and adaptive reuse could achieve its initial objective, that is, to maximize the economic and socio-cultural benefits of the building. This finding coincided with the findings from the mean score analysis and focus group discussions. Journal of Building Construction and Planning Research The mean score analysis revealed that the 135 respondents expressed a rather positive evaluation of the project's overall impact with a mean score of 3.4 out of the five-point Likert scale [34] . This positive evaluation was also observed in the focus group discussions. The majority of group members responded positively, agreeing that the NKM project was well conserved and re-used. Some respondents supported that the project was successful in terms of the conservation and adaptive re-use of the building structure. Other respondents added that the original NKM building was well suited for the new purpose, although certain drawbacks remained, such as the small library and high tuition fees at SCAD HK 1 . The high tuition fee made enrollment in SCAD HK difficult for ordinary local students. Some respondents also pointed out that walk-in visitation would be impossible without a complex registration process. To a certain extent, this shortcoming limited the interactions between the revitalization project and the local community [16] . Although most respondents highly praised the success of the revitalization project, they pointed out issues that thwarted the close interactions between the local community and the building both before and after revitalization.
Positive Correlation between Involvement Level and Various Impacts
The were relatively lower with a mean score of 2.9 [34] .
The local community's low level of involvement had been complained by many respondents during the group discussions. Some respondents pointed out that local residents would not visit the former NKM building voluntarily, as the Chinese saying claimed, "you would never go to court when you are alive just as you would never go to hell when you die" [16] . In addition, the revitalized usage as an arts college was also unfamiliar to the local residents. These particular To enhance the connections between the local people and the historic building, many participants suggested that they preferred if the building could serve the Hong Kong community, such as a shopping mall or even a museum, rather than the current arts college. The college could draw few local residents because of the high tuition fees and high-level image. Some respondents commented that the earlier controversial opinions regarding the building's end use as a Cantonese opera house would probably serve the Hong Kong community better than its current use [16] . From these discussions, the connections between the local people and the end use of the building substantially influenced the respondents' evaluations of the local government's earlier decisions concerning the revitalization project.
Negative Correlation between Education Level and Various Impacts
The study found that, compared with other factors, education had the second strongest relationship with cultural, economical, and overall impacts. Contrary to the positive relationship between the level of involvement and various impacts, education level tended to be negatively associated with the community's evaluations of the corresponding impacts. The result of correlation analysis revealed that education level was significantly associated with Q2 and Q7. Q2
(How much does the historic building help enhance community identity of the local Sham Shui Po district?) explored the contribution of the historic building to the development of community identity, including either emotional belonging or actual inter-relationships [35] . This question investigated the extent to which the building affected the social lives of the respondents or the relationships that might exist between the respondents and the building. In this research, the respondents with higher education levels were mainly staff/students from SCAD and the nearby local university. Normally, the respondents with higher education levels were likely to be more critical and tended to have higher expectations on the revitalization project. Accordingly, their evaluations of the project's contribution to the development of community identity would be less favorable.
Nevertheless, respondents with similar education levels but higher levels of involvement with the project expressed more favorable opinions than those with lower levels of involvement. For instance, the mean score of the SCAD staff/students' evaluations of the project's outcome (4.0 out of the five-point Likert scale) was significantly higher than that of nearby local university Q7 (How much does this revitalization project contribute to the economy of local Sham Shui Po district?) explored the potential economic contribution of the project toward the local community. The respondents with higher education levels (e.g., nearby local university staff/students) were greatly concerned about the financial situations of the SCAD HK. The high tuition fees undermined the enrollment rate of SCAD HK. Considering the high tuition fees and low student enrollment, some respondents expressed their concerns over the financial sustainability of SCAD HK in the long run [16] . Accordingly, these respondents expressed comparatively less favorable opinions. In the focus group discussions, many respondents commented that such economical concerns over the financial capability of the end-user also reminded people of the criteria that the Hong Kong government set to select the most qualified service provider for the project [17] . In contrast with the aforementioned concerns, many local residents with relatively lower education levels expressed more expectations from SCAD staff/students' daily consumption in the old town area. For instance, SCAD staff/students were expected to visit restaurants or stay in rental houses operated by local residents [34] . Accordingly, the local residents tended to evaluate the project's potential economic contributions rather positively.
Conclusions
This study explored how community involvement influenced the community's evaluation of the revitalization projects in Hong Kong. Based on the case study on the NKM project, the research demonstrated the significant role of community connections with the revitalization project in the community's favorable evaluations of the project's various impacts, including social, cultural, and economical impacts. Generally, when the local community had higher levels of involvement with the project, the members tended to evaluate the project more favorably. Inversely, the community's evaluations were less favorable with lower levels of participation. Given the limited government publicity about the NKM project, the local community had minimal knowledge about the project, which seriously undermined the community's understanding of the government's decisions on the project and the community's evaluations of the project.
In addition to the level of involvement, the paper identified education level as the second most significant factor affecting the local community's evaluations of the project's impacts. In contrast with the level of involvement, education level tended to be negatively associated with the community's evaluations. Nonetheless, a careful examination revealed that the issue of connection or interactions between the project and the respondents with different education levels actually Journal of Building Construction and Planning Research affected the respondents' opinions. At the same time, the result of correlation analysis of various perceptual impacts displayed that in the public's perspectives, the social development and cultural heritage conservation would significantly contribute to the economic development of the project. This implied that revitalization projects, through conservation and adaptive re-use of historic buildings, could achieve the initial development goals proposed by the Hong Kong government, that is, to maximize the economic and socio-cultural benefits of the building.
Based on these findings, strategies for improving Hong Kong society's opinions on the revitalization project should focus on the enhancement of the community's connection or interaction with the project. Many functions/activities should be organized to engage the local Sham Shui Po community with the NKM project. As noted from the interviews, the local residents suggested that they would know the NKM project better if SCAD HK could organize guided tours to their campus even over the weekends, provide free art exhibitions, or offer short-term arts and design courses at concessionary fees. Through these activities, the level of involvement of the local community with the NKM project would be enhanced, which would positively influence the local people's evaluation of the project's outcomes.
Nowadays, the public expresses increasing interest and enthusiasm in heritage conservation and revitalization projects. To foster better interactions between the society and other revitalized projects in Hong Kong, the Development Bureau of Hong Kong SAR should consider specifying certain "after-sales activities" that must be provided by the service providers such that the public could be better connected with the renovated historic buildings. The government should provide continuous efforts to publicize the revitalized projects to arouse the local community's interest. Additional efforts should be exerted to educate the public in appreciating the social and cultural heritage values of historic buildings.
